


building without basement, a total of one hundred one
(101) parking stalls, and two (2) truck stalls, and a
Rec Deck and Japanese Garden, all in accordance with
plans prepared by Fred N. Sutter & Associates, Inc.,
which has not yet been filed in the Office of the
Assistant Registrar of the Land Court of the State of
Hawaii.

2. The Developer has submitted to the Commission for
examination all documents necessary for the issuance of
this Preliminary Public Report.

thirteen (13) months after the date of issuance,
October 12, 1979, unless a Final Public Report issues,
or the Commission, upon review of the registration,
issues an order extending the effective period of this
report.

7. This Preliminary Public Report is made a part of the
registration on the PACIFIC HIGHLANDS condominium
project. The Developer is responsible for placing a
true copy of this Preliminary Public Report (yellow
paper stock) and the Disclosure Abstract in the hands
of all purchasers and prospective purchasers and for
securing a signed copy of the Receipt therefor.

NAME OF PROJECT: PACIFIC HIGHLANDS.

LOCATICN: The land submitted to the Regime, approximately
43,700 square feet, is located at 2335 Pacific Heights Road,
Honolulu, Hawaii.

TAX MAP KEY: FIRST DIVISION 2-2-19-20.
ZONING: A-2.

DEVELOPER: RAINALTER HOLDINGS LAND CORPORATION, a Hawaii
corporation, whose principal place of business and post
office address is Suite 506, 1000 Rishop Street, Honolulu,
Hawaii, and whose telephone number is 533-6002. The officers
are U. J. Rainalter, Jr., President; Verena B. Rainalter,



Vice President/Treasurer; Allan I. Yoshimoto, Vice Presidegt-
Project Administration; R. P. Clark, Vice President-Operations;
and J. Thomas Van Winkle, Secretary.

ATTORNEY FOR DEVELOPER: Carlsmith, Carlsmith, Wichman and
Case, 190 South King Street, Honolulu, Hawaii 96813 (Atten~
tion: Ray Iwamoto), Telephone 523-2500.

DESCRIPTION: The proposed Declaration provides that the
land will be improved, according to the Developer's plans
and intention to sell, with the construction of a single
apartment building containing fifty (50) residential apart-
ments plus one resident manager's apartment, recreational
areas (including a swimming pool and sauna) and a total of
one hundred one (10l1) parking stalls and two {(2) truck
stalls in a two-level garage. The specimen Sales Contract
states that the Developer intends to sell the apartments
therein to third persons, causing the Fee Owners, as
Lessors, to issue to each purchaser of a condominium unit a
lease of such condominium unit and an undivided interest in
the common elements of the Project.

1. Description of the Building.

{(a) General Description. In addition to the
written description of the Project in the Declaration, the
Project is also depicted on the Condominium Map for the
Project. The levels of the building have been given desig-
nations (from bottom to top) as Lower Level, Lobby Level,
and floors 2 through 8 plus as applicable Roof Garden
Lanais.

(b) Access. Each apartment has immediate access
to an adjacent common walkway leading to two (2) stairwells
and two (2) elevators which provide access to the other
levels of the building and the walkways and driveways con-
necting the building to the street entrances of the Project.

(c) Number of Apartments. The apartment building
contains a total of fifty (50) residential apartments plus
one resident manager's apartment. The resident manager's
apartment is for the use of the Resident Manager of the
Project and is a common element of the Project. Each resi=-
dential apartment (except the Resident Manager's apartment),
constitutes an "apartment", as defined and used in Chapter
514A of the Hawaii Revised Statutes, and constitutes a
separate estate. All fifty (50) apartments are two-bedroom,
two-bath units.

(d) cConstruction Materials. The apartment build-
ing shall be constructed principally of post~tensioned
concrete floor slabs, reinforced concrete columns and shear
walls, post-tensioned concrete roof slabs, concrete masonry,
lumber, steel, aluminum, glass and allied building materials.

2. Description of Apartments.

(a) Numerical Designation and Location of Apart-
ments. Each apartment has been given a numerical designa-
tion by which its location in the building can be determined.




The first numeral of each apartment designation corresponds
to the floor number on which it is located, and the last two
numerals of the designation indicate the location of the
apartment on that floor. There are eight (8) apartments on
each of floors 2 through 5 inclusive, seven (7) apartments
on floor 6, six (6) apartments on floor 7, and five (5)
apartments on floor 8.

The apartment on the southeast (Diamond Head) end
of each floor is given a numerical designation ending in 08.
The designation then numerically decreases from southeast
(Diamond Head) to northwest (Ewa) from number 08 to number
01 on floors 2 through 5 inclusive, to number 02 on floor 6,
to number 03 on floor 7, and to number 04 on floor 8. All
apartments are entered from the northeast, with living/dining
rooms facing the southwest.

(b) Description of Apartments. Each apartment
contains a sunken living/dining room, Kitchen, laundry room,
master bedroom with bath and walk=-in closet, a second bedroom
with bath, an atrium (entry foyer) of 45 square feet, either
an Entry Bridge or a Garden Court, other spaces as described
for each apartment, and approximate floor area according to
its respective plan, all as shown on said Condominium Map
and as enumerated on Exhibit A attached hereto and made a
part hereof, each such plan being identified by an alpha-
betical designation starting with Unit "A" and progressing
inclusively through the alphabet to Unit "Z," and then
starting with Unit "AA" and reprogressing inclusively
through the alphabet to Unit "EE," as follows:

Unit Y"A". There is one (1) Unit A" type apart-
ment containing a total area of approximately 1,675 square
feet, more or less, and including (within said total square
footage) a Garden Court of approximately 315 square feet and
an Indoor/Outdoor Lanai of approximately 135 square feet.

Unit "B". There is one (1) Unit "B" type apart-
ment containing a total area of 2,510 square feet, more or
less, and including (within said total square footage) a
Garden Court of approximately 315 square feet, and a Garden
Lanai of approximately 790 square feet.

Unit "C". There is one (1) Unit "C" type apart-
ment containing a total area of approximately 2,855 square
feet, more or less, and including (within said total square
footage) a Garden Court of approximately 315 square feet and
a Garden Lanai of approximately 1,135 square feet.

Unit "D". There is one (1) Unit "D" type apart-
ment containing a total area of approximately 2,505 square
feet, more or less, and including (within said total square
footage) a Garden Court of approximately 315 square feet and
a Garden Lanai of approximately 695 square feet.

Unit "E". There is one (1) Unit "E" type apart-
ment containing a total area of approximately 2,200 square
feet, more or less, and including (within said total sgquarec
footage) a Garden Court of approximately 240 square feet and
a Garden Lanai of approximately 465 square feet.



Unit "F". There is one (1) Unit "F" type apart-
ment containing a total area of approximately 2,190 square
feet, more or less, and including (within said total square
footage) a Garden Court of approximately 315 square feet and
a Garden Lanai of approximately 380 square feet.

Unit "G". There is one (1) Unit "G" type apart-
ment containing a total area of approximately 2,040 square
feet, more or less, and including (within said total square
footage) a Garden Court of approximately 245 square feet and
two (2) Garden Lanais of approximately 105 and 195 square
feet.

Unit "H". There are three (3) Unit "H" type
apartments, each containing a total area of approximately
1,590 square feet, more or less, and including (within said
total square footage) a Garden Court of approximately 95
square feet and a lanai of approximately 180 square feet.

Unit "I". There are two (2) Unit "I" type apart-
ments, each containing a total area of approximately 1,550
square feet, more or less, and including (within said total
square footage) a Garden Court of approximately 190 square
feet and an Indoor/Outdoor Lanail of approximately 135 square
feet.

Unit "J". There are five (5) Unit "J" type apart-
ments, each containing a total area of approximately 1,440
square feet, more or less, and including (within said total
square footage) an Entry Bridge of approximately 35 square
feet and a lanai of approximately 180 square feet.

Unit "K". There are two (2) Unit "K" type apart-
ments, each containing a total area of approximately 1,530
square feet, more or less, and including (within said total
square footage) an Entry Bridge of approximately 35 square
feet and a lanai of approximately 180 square feet.

Unit "L". There are two (2) Unit "L" type apart-
ments containing a total area of approximately 1,535 square
feet, more or less, and including (within said total square
footage) an Entry Bridge of approximately 40 square feet and
a lanai of approximately 180 square feet.

Unit "M". There are two (2) Unit "M" type apart-
ments, each containing a total area of approximately 1,510
square feet, more or less, and including (within said total
square footage) an Entry Bridge of approximately 15 square
feet and a lanai of approximately 180 square feet.

Unit "N". There are two (2) Unit "N" type apart-
ments, each containing a total area of approximately 1,520
square feet, more or less, and including (within said total
square footage) an Entry Bridge of approximately 25 square
feet and a lanai of approximately 180 square feet.

Unit "O". There are five (5) Unit "O" Lype aparl-
ments, each containing a total area of approximately 1,350
square feet, more or less, and including (within said total



square footage) an Entry Bridge of approximately 35 square
feet and an Indoor/Outdoor Lanai of approximately 90 square
feet.

Unit "P". There is one (1) Unit "P" type apart-
ment contalning a total area of approximately 2,145 square
feet, more or less, and including (within said total sguare
footage) a Garden Court of approximately 190 square feet, a
Roof Garden Lanai of approximately 595 square feet, and a
lanai of approximately 135 square feet.

Unit "Q". There are two (2) Unit "Q" type apart-
ments, each containing a total area of approximately 1,445
square feet, more or less, and including (within said total
sqguare footage) an Entry Bridge of approximately 40 square
feet and a lanai of approximately 180 square feet.

Unit "R". There are two (2) Unit "R" type apart-
ments, each containing a total area of approximately 1,420
square feet, more or less, and including (within said total
square footage) an Entry Bridge of approximately 15 square
feet and a lanai of approximately 180 square feet.

Unit "S". There are two (2) Unit "S" type apart-
ments, each containing a total area of approximately 1,430
square feet, more or less, and including (within said total
square footage) an Entry Bridge of approximately 25 square
feet and a lanai of approximately 180 square feet.

Unit "T". There are two (2) Unit "T" type apart-
ments, each containing a total area of approximately 1,500
square feet, more or less, and including (within said total
square footage) a Garden Court of approximately 95 square
feet and a lanai of approximately 180 square feet.

Unit "U". There is one (1) Unit "U" type apart-
ment contalning a total area of approximately 1,945 square
feet, more or less, and including (within said total square
footage) an Entry Bridge of approximately 35 square feet, a
Roof Garden Lanai of approximately 595 square feet, and a
lanai of approximately 90 square feet.

Unit "V". There is one (1) Unit "V" type apart-
ment containing a total area of approximately 2,805 square
feet, more or less, and including (within said total square
footage) an Entry Bridge of approximately 35 square feet, a
Roof Garden Lanai of approximately 1,455 square feet, and a
lanai of approximately 90 square feet.

Unit "w". There is one (1) Unit "W" type apart-
ment containing a total area of approximately 1,355 square
feet, more or less, and including (within said total square
footage) an Entry Bridge of approximately 40 square feet,
and an Indoor/Outdoor Lanai of approximately 90 square feet.

Unit "X". There is one (1) Unit "X" type apart-
ment containing a total area of approximately 1,330 square
feet, more or less, and including (within said total square
footage) an Entry Bridge of approximately 15 square feet and
an Indoor/Outdoor Lanai of approximately 90 square feet.



Unit "Y". There is one (1) Unit "Y" type apart-
ment containing a total area of approximately 1,340 square
feet, more or less, and including (within said total square
footage) an Entry Bridge of approximately 25 square feet and
an Indoor/Outdoor Lanai of approximately 90 square feet.

Unit "2". There is one (1) Unit "2" type apart-
ment containing a total area of approximately 1,410 square
feet, more or less, and including (within said total square
footage) a Garden Court of approximately 95 square feet, and
an Indoor/Outdoor Lanai of approximately 90 square feet.

Unit "AA". There is one (1) Unit "AA" type apart-
ment containing a total area of approximately 3,930 square
feet, more or less, and including (within said total square
footage) an Entry Bridge of approximately 35 square feet,
two (2) Roof Garden Lanais totalling approximately 2,580
square feet, and a lanai of approximately 90 sguare feet.

Unit "BB". There is one (1) Unit "BB" type apart-
ment containing a total area of approximately 2,500 square
feet, more or less, and including (within said total sguare
footage) an Entry Bridge of approximately 40 square feet, a
Roof Garden Lanai of approximately 1,145 square feet and a
lanai of approximately 90 square feet.

Unit "CC". There is one (1) Unit "CC" type apart-
ment containing a total area of approximately 2,555 square
feet, more or less, and including (within said total square
footage) an Entry Bridge of approximately 15 square feet, a
Roof Garden Lanai of approximately 1,225 square feet, and a
lanai of approximately 90 square feet.

Unit "DDY. There is one (1) Unit "DD" type apart-
ment containing a total area of approximately 2,565 square
feet, more or less, and including (within said total square
footage) an Entry Bridge of approximately 25 square feet, a
Roof Garden Lanal of approximately 1,225 square feet, and a
lanai of approximately 90 square feet.

Unit "EE". There is one (1) Unit "EE" type apart-
ment contalning a total area of approximately 2,730 square
feet, more or less, and including (within said total square
footage) a Garden Court of approximately 95 square feet, a
lanai of approximately 90 square feet, and a Roof Garden
Lanail of approximately 1,320 square feet.

The total square footage areas for the respective
unit types are computed from and to the center lines of the
apartment perimeter party walls and the exterior surface of
all other apartment perimeter walls, including, as appli-
cable, the respective Entry Bridge, Garden Court, Atrium,
Garden Lanai, Roof Garden Lanai, Indoor/Outdoor Lanai, or
other lanai square footage areas which are computed from the
adjacent exterior wall, glass line, or doorway of the apart-
ment (or other designated boundary) to the edges of the
concrete floor slab thereof (including the area of any
planter or planters or storage closet or wet bar, all or a
portion of which is or are adjacent to such areas); and



include the areas of all common elements located within the
apartments.

Each apartment shall be deemed to include all walls
and partitions within its perimeter walls; all glass windows,
louvers, doors, and panels along the perimeter; the interior
half of all perimeter party walls; to the exterior surface of
all perimeter non-party walls; the inner decorated or fin-
ished surfaces of the perimeter walls, floors and ceilings;
any adjacent or connected Entry Bridge, Atrium, Garden Court,
Garden Lanai, Roof Garden Lanai, Indoor,/Outdoor Lanai or
other lanai, hereinafter collectively called "Lanai" (except
the portions thereof that are common elements as described in
paragraph 2 of the Declaration and as described below under
the topical heading "COMMON ELEMENTS") shown on the Condomin-
ium Map and enumerated on Exhibit C, attached to the Declara-
tion and attached hereto as Exhibit A, to the exterior edges
of the concrete floor slab thereof (including the area of any
planter or planters or storage closet or wet bar, all or a
portion of which is or are adjacent to such adjacent or con-
nected areas); the built-in fixtures including refrigerator/
freezer, cooktop with exhaust hood, self-cleaning oven,
microwave oven, trash compactor, warming drawer, dishwasher,
washer and dryer, disposer, sinks, bathroom fixtures, and all
alr space encompassed within the apartment; provided, however,
those perimeter walls, interior loadbearing walls, floors and
ceilings or portions thereof, located within or surrounding
each apartment and all pipes, wires, conduits and other util-
ity service lines running through such apartment which are
utilized for or serve more than one apartment, shall be
deemed common elements, except for the interior finished or
decorated surfaces of said walls, floors and ceilings; and
provided, further, that any fire sprinkler system components,
any central air conditioning components, any central hot
water system components (including solar collector panels),
and any ducts, shafts, flues, or other enclosed spaces for
common wiring, pipes or air or smoke exhaust located within
any apartment shall also be deemed to be common elements.

COMMON ELEMENTS: The Declaration reflects that the common
elements shall include the common elements described above
in paragraph 2(b) of the topical heading "DESCRIPTION", the
limited common elements set forth below, and all other por-
tions of the Project other than the apartments specifically,
but not limited to:

(a) Said land in fee simple.

(b) All foundations, floor slabs, columns, girders,
beams, supports, unfinished perimeter walls and interior
loadbearing walls and roofs of the residential building (the
building contains no basement).

(c) The unfinished or undecorated surfaces of the
Lanais and any fence or railing adjoining the Lanais, the
floor covering of the Lanais (excluding the floor covering
of the Indoor/Outdoor Lanais of the apartments) and the
planters (including soil and plant material contained there-
in) originally installed in the Lanais and any replacements
thereof.



(d) All vards, grounds and landscaping and all
refuse facilities, if any, whether within or appurtenant to
the project.

(e) All roads, parking areas, driveways and
walkways which are rationally of common use by owners of
more than one apartment, including but not limited to the
Lower Level of parking (containing 50 parking stalls, 2
truck stalls, employees' locker room with bath, mechanical
equipment, and refuse facilities), and the Lobby Level
(containing 51 parking stalls, manager's apartment, lobby,
owners' storage lockers, manager's office and security
office).

(f) All ducts, electrical equipment, wiring,
pipes and other central and appurtenant transmission facili-
ties over, under and across the project which serve more
than one apartment for services such as power, light, water,
gas, sewer, telephone and radio and television signal dis-
tribution.

(g) The Japanese Garden including outdoor cooking
areas, pond with pagoda, walkways, landscaping and furo
(Japanese hot bath) with adjacent cold plunge and waterfall.

(h) The Rec Deck with swimming pool, sauna,
lounging deck, and restroom facilities.

(i) The entirety of the fire sprinkler system, if
any, including portions thereof installed within the various
apartments.

(j) The solar panels (including supporting struc-
ture) which are located above the Roof Garden Lanais.

(k) Any and all other apparatus and installations
of common use and all other parts of the property necessary
or convenient to its existence, maintenance and safety, or
normally in common use.

LIMITED COMMON ELEMENTS: Certain parts of the common ele-
ments, called the "limited common elements', are designated
in the Declaration and set aside for the exclusive use of
certain apartments, and such apartments shall have appurte-
nant thereto easements for the use of such limited common
elements as set forth in the Declaration. The costs and
expenses of every description pertaining to the limited
common elements, including but not limited to the costs of
maintenance, repair, replacement, improvement or additions
to the limited common elements shall be charged to all
apartment owners in the following equitable manner as set
forth in the Declaration: as a common expense in proportion
to the common interests appurtenant to their respective
apartments, except as otherwise provided in paragraph 3 of
the Declaration.

(a) Each apartment shall have appurtenant to it
as a limited common element at least one (1) parking stall.
Each parking stall shall be designated on the Condominium



Map with both its stall number and the number of the apart-
ment to which it shall be appurtenant as shown on Exhlblt B
attached hereto. The Developer has reserved the right to
assign and reassign stalls from time to time by amendment to
the Declaration as provided in paragraph L of the Declargtlon.
All costs and expenses of repaving, restriping or otherwise
repaliring such parking stalls shall be charged to each owner
on a pro rata basis in direct proportion to the number of
parking stalls appurtenant to the owner's apartment and all
other costs and expenses attributable to such parking stalls
shall be charged to each owner as a common expense of the
Project.

(b) Each apartment shall have appurtenant to it
as a limited common element one (1) storage locker. Each
storage locker shall be designated on the Condominium Map by
a number corresponding to the number of the apartment to
which it shall be appurtenant. The assignment of storage
lockers may be changed from time to time by amendment to the
Declaration as provided in paragraph L of the Declaration.
The responsibility for and cost of routine cleaning and
maintenance of the inside of any storage locker appurtenant
to an apartment and the cost of repairing any damage of said
storage locker caused by the owner or occupant of said
apartment or their permittees shall be borne by the owner of
said apartment; but the cost of any other repairs and all
other expenses of said storage lockers or the area in which
they are located shall be borne by all apartment owners as a
common expense. '

INTEREST TO BE CONVEYED TO PURCHASER: The undivided per-
centage ownership in the common elements (the "Common Inter-
est") appertaining to each apartment and its owner for all
purposes including voting shall be 2%. Each apartment and
its appurtenant Common Interest shall be demised to each
purchaser by an Apartment Lease.

USE: The Declaration provides that the apartments shall be
occupied and used only as private dwellings by the respec-
tive owners thereof, their tenants, families, domestic
servants and social guests, and for no other purpose. The
apartments shall not be rented for transient or hotel pur-
poses, which are defined as (a) rental for any period less
than thirty (30) days, or (b) any rental in which the occu-
pants of the apartment are provided customary hotel services
such as room service for food and beverage, maid service,
laundry and linen or bellboy service. Except for such
transient or hotel purposes the owners of the respective
apartments shall have the absolute right to lease such
apartment subject to all provisions of the Declaration.

OWNERSHIP TO TITLE: The Preliminary Report of Title issued
September 4, 1979, and prepared by Title Guaranty of Hawaii,
Inc. states that fee simple title to the land is vested in
TSURU MAEDA, SOICHI UEHARA, ANGELA MAEDA UEHARA, NAOMITSU
TAJIMA, AUDREY MAEDA TAJIMA, SOSABURO MAEDA and CHIYOKO
TAKAMIYA MAEDA. By Assignment of Lease dated September 30,
1979, filed as Land Court Document No. Y697/25, the Developer
acquired the lessee's interests in a Master Lease covering
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the land, dated July 5, 1979, and filed as Land Court Docu-
ment No. 958718.

ENCUMBRANCES AGAINST TITLE: The Preliminary Report of Title
dated September 4, 1979, prepared by Title Guaranty of
Hawaii, Inc. describes only the following encumbrance: For
any taxes that may be due and owing, reference is made to
the Office of the Tax Assessor, First bLivision.

The Developer has informed the Commission that it will place
a construction mortgage on its leasehold interest. The lien
of this mortgage will be released and discharged of record
as to each condominium apartment prior to its being leased
to a purchaser. The Developer will also file for record a
Declaration of Restrictive Covenants (Park), a copy of which
is on file with the Commission, as required by the City and
County of Honolulu.

PURCHASE MONEY HANDLING: A copy of the executed Escrow
Agreement dated September 11, 1979, between Title Guaranty
Escrow Services, Inc., as Escrow Agent, and Developer, has
been filed with the Commission. On examination, the specimen
Sales Contract and the executed Escrow Agreement are found

to be in compliance with Chapter 514A, Hawaii Revised Stat-
utes, as amended.

The executed Escrow Agreement provides in part
that if at any time (a) Escrow receives written notice from
Developer to return to a purchaser under a Sales Contract
the funds of such purchaser then held by Escrow under the
Escrow Agreement, or (b) with respect to a purchaser whose
funds were obtained prior to the issuance of the Final
Report, there shall be any substantive change in the build-
ing plans of a type which gives purchaser a right to cancel
his Sales Contract pursuant to Chapter 514A of the Hawaii
Revised Statutes (unless purchaser's written approval of
acceptance of the specific change is obtained, or ninety
(90) days have elapsed since the purchaser has accepted in
writing the apartment or he has first occupied the apart-~
ment) or (c) the Final Report differs in a material respect
from the Preliminary Report, and the purchaser's written
approval of such change has not been obtained and the pur-
chaser shall request the refund, or (d) the Final Report is
not issued within one (1) year from the date of issuance of
the Preliminary Report, unless the Sales Contract is never-
theless affirmed by the purchaser, then in any such event
Escrow shall return such funds to the purchaser, without
interest earned unless otherwise instructed by Developer and
furthermore unless Developer shall otherwise instruct Escrow,
less: (1) Escrow's cancellation fee of a minimum of $25.00
per apartment, (2) any mortgagee's cancellation fee, and (3)
all other costs, if any, which have been incurred in connec-
tion with the Escrow mortgage processing, closing or legal
documentation. In such event, the Escrow Agreement further
provides that Escrow shall hold the Sales Contract and any
apartment lease previously delivered to Escrow and any
mortgage documents which may have been executed shall be
returned to the mortgagee, and Developer and the purchaser
shall be deemed no longer bound by the terms of the Sales
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Contract; provided, however, that no refund shall be mgde to
purchaser at purchaser's request until Escrow has received
written approval of such refund from Developer.

NOTE: Prospective purchasers should be aware that:

1. The Mortgage and other liens which will secure
the Developer's first mortgage interim cons;ruction loan
{renewals and extensions) for the construction of'the Proj-
ect shall be and remain at all times a superior lien on the
Project, and purchasers intentionally waive and subordinate
their interests under the Sales Contract in favor of the
priority of all such liens.

2. It is incumbent upon the prospective purchaser
that he read with care the specimen Sales Contract and the
executed Escrow Agreement. The latter establishes how the
proceeds from the sale of apartments are placed in trust, as
well as the retention and disbursement of the proceeds of
said trust fund. The Sales Contract sets forth when Pur-
chaser's payments are payable. All payments other than
funds from any mortgage lender must be paid to escrow at the
times specified in the Sales Contract, and all of Purchaser's
deposits must be paid to escrow by Preclosing which could be
up to ninety (90) days prior to the Developer's estimated
date of completion of the Project.

3. The specimen Sales Contract provides that said
agreement is only a reservation agreement until (a) the
Developer sends the purchaser a confirmation letter, (b) the
purchaser executes the confirmation letter and returns it to
Developer and (c) the confirmation letter is executed by the
Developer, whereupon it shall become a binding sales contract
(subject only to any applicable provisions of the Horizontal
Property Act). Until the confirmation letter is signed by
both the purchaser and the Developer, the Sales Contract may
be unconditionally cancelled at any time by either the
Developer or the purchaser (at which time the purchaser's
deposit will be refunded in full). However, it is important
for the purchaser to review Section D.33 of the Sales Con-
tract with respect to the provisions pertaining to pur-
chaser's application for financing. Purchaser will be
responsible for any mortgagee's processing costs and can-
cellation fees in the event of a cancellation of the Sales
Contract, except only in the specific situation described in
Section D.33.

4. The Sales Contract provides that the sale is a
"pre-sale", i.e., a sale of a condominium apartment in a
project to be built and completed and the Purchaser expressly
agrees that the description of the property covered by the
Sales Contract, as contained in the Sales Contract, Declara-
tion and in the Real Estate Commission's Public Report(s),
is intended to be sufficient. The property is being pur-
chased with reliance solely on the description contained in
the Declaration and Public Report(s) and on the Condominium
Map (without regard to any other plans and specifications of
the Project) and that furthermore the Condominium Map is
intended to show only the layout, location, apartment numbers
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and dimensions of the apartments. The Purchaser agrees that
the Condominium Map and the building plans and specifications
for the Project at the Building Department of the City and
County of Honolulu or wherever located are not intended and
do not constitute any representation or warranty by the
Seller.

5. The Sales Contract provides that each pur-
chaser who is not in default of the Sales Contract and
performs all of his obligations thereunder will be paid ten
percent (10%) simple annual interest on his funds in Escrow
from the date when the Seller calls for and the Purchaser
makes Payment A until the Closing Date as defined in the
Sales Contract. Seller will pay such interest to the Pur-~
chaser for the period, and upon pertinent conditions, all as
specified in the Sales Contract.

6. Purchaser should also note that the Sales
Contract places restrictions on the Apartment Owners, pre-
cluding them from entering into any rental pool or other
rental-sharing arrangements with other such Apartment Owners
until after the expiration of fifteen (15) years from the
date of recordation or filing of purchaser's Apartment
Lease.

7. In Section D.7 of the Sales Contract, the
Purchaser acknowledges awareness and acceptance of certain
conditions of the Project including the condition of the
access road. Vehicular access to the Project shall be over
Kaola Way, an existing road off of Pacific Heights Drive.
The Developer plans to resurface and widen portions of Kaola
Way between Pacific Heights Drive and the Project's garage
entrance to the lower level of parking in accordance with
plans to be approved by the Building Department of the City
and County of Honolulu. The Purchaser acknowledges and
accepts the fact that, after Seller's improvement thereof,
Kaola Way may be as narrow as 14 feet in width in certain
locations.

8. As provided in Sections D.9 and D.25 of the
Sales Contract, the purchaser acknowledges that construction
activity may continue on the site after purchaser has occu-
pied his apartment, which may result in noise, dust or other
annoyances. In addition, as further provided in said Sec-
tion D.25, the Developer's sales activities, including the
use of model units and signs and the use of the first floor
lobby area for sales displays and related activities, may
continue until the last apartment in the Project is sold.

9. The purchaser's attention is directed to
paragraph L of the Declaration and Sections D.6 and D.7 of
the Sales Contract, which together reserve to the Developer
a right to make certain specified changes to the Project and
the Project Plans and to make amendments to the Declaration
that may be necessary to comply with the provisions of law
(including any park ordinance), the requirements of any
title insurance company, institutional mortgage lender or
governmental agency, or to carry out the changes to the
Project set forth in said paragraphs. The Apartment Lease
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contains certain limitations on the purchaser's’voting
rights in connection with amending the Declaration and
By-Laws, repairing or rebuilding or restoring the Project,
appointment of the managing agent, and prosecuting actions
for partition.

10. As provided in Section D.18 of the Sales
Contract, the execution, delivery and recordation of‘the
Purchaser's apartment lease shall constitute the assignment
by Seller to Purchaser of any and all warranties given to
Seller by the General Contractor for the Project, and by any
subcontractors or any materialmen. DPurchascr shall also
have the direct benefit of any manufacturer's or dealer's
warranties covering the furnishings and appliances in the
apartment. The Purchaser acknowledges that Seller has made
no other warranties, expressed or implied with respect Lo
the property, its quality or grade, or any common element or
anything installed therein, its quality or grade. Pur-
chaser's attention is invited to Section D.18 of the Sales
Contract.

11. Purchaser should also note Section D.34 of
the Sales Contract which provides that the Sales Contract
constitutes the entire agreement between the parties and no
fact sheets, informational material, advertising material or
other documents which purport to describe the property or
the Project in any manner beyond or different from the
description set forth in the Declaration, By-Laws and Real
Estate Commission’s Public Report(s) shall be valid or
enforceable against the Seller unless signed by the Seller.

12. The Developer is considering but has no obli-
gation to provide with the Project a bus, to be called the
"Pacific Highlands Express". The By-Laws provide that the
bus or any other vehicle of the association shall be subject
to rules and regulations adopted from time to time by the
Board, including in the Board's discretion but not limited
to insurance coverage, preventive maintenance, regular
routes and scheduling, fares to be charged (if any), reser-
vations and availability during inactive periods for private
use by owners and charges therefore. Any sale of the bus or
any other vehicular equipment or any purchase or replacement
thereof shall be subject to a majority vote of the owners.

UNIFORMITY OF 'APPEARANCE: The Purchaser should be aware
that the Declaration and By-Laws provide that while the
apartments will include, as applicable depending on the
apartment, a garden court, entry bridge, atrium, garden
lanai, roof garden lanai or other lanai, collectively called
"1anai' in the Declaration and hereafter, the following are
common elements contained within the apartment: the un-
finished or undecorated surfaces thereof and of any fence or
railing adjoining such lanai areas, the floor coverings of
the lanais (excluding the floor coverings of any Indoor/
Outdoor Lanais as described in the Declaration) and the
planters (including soil and plant material contained there-
in) originally installed in the lanai and any replacements
thereof. Each owner will be responsible for the care and
ordinary maintenance including any costs of such care and
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maintenance of such lanai areas and will be responsible for
the ordinary care of the floor covering of the lanai areas.
All other maintenance and repair of such areas including the
floor covering (excluding the flcoor covering of any Indoor/
Outdoor Lanais) shall be the responsibility of the Board and
the costs and expenses of such maintenance and repair shall
be common expenses of the Project. The Board shall have the
right to enter upon such lanai areas (excluding the Indoor/
outdoor Lanais) and perform such maintenance, repair or
replacement of the lanais or the floor coverings as the
Board may deem necessary in its sole discretion. The floor
coverings of such areas shall not be removed or covered with
an alternate floor covering except by the Board; provided
that replacement materials and design will bear as close a
resemblance in quality, color, and appearance as reasonably
possible to the original floor covering. The Board may
arrange for the painting or repair of each of such lanai
areas, the outside doors, windows, trim, fences, railings
and other exterior portions of the building and regulate the
type and color to be used. The Board may promulgate regula-
tions relating to the planters (including soil and planting
material) located within each apartment and every owner
shall be responsible to abide by such regulations. The
expenses of care, maintenance, repair and replacement of
plant material with respect to such planters shall be a
common expense of the Project, subject to direct charges for
negligence, misuse or neglect, as provided in the By-Laws.
The By-Laws further provide that in furtherance of the
building presenting a uniform exterior appearance, no owner
or occupant of an apartment shall do anything to change the
exterior appearance of the building, including but not
limited to the use of other than neutral colored drapes or
lanai furniture or fixtures or additional built-ins (such as
trellises on roof garden lanais) visible from the exterior
or from another apartment, without the prior written comnsent
of the Board, which consent for purposes of such provision °
may be withheld without explanation or justification by the
Board in its sole discretion. The Board may also promulgate
regulations concerning the garden courts, entry bridges and
atriums, which regulations shall include a prohibition
against shoes or other articles of clothing or anything else
which mars or demeans the appearance of such areas as viewed
. from the common corridors, except plants (in containers of a
type approved by the Board) and any other furniture, art
objects, or other objects specifically approved in writing
by the Board, which approval may be subsequently denied at
any time by the Board in its sole discretion.

MANAGEMENT OF THE PROJECT: The By-Laws vest in the Board of
Directors the power and duties necessary for the administra-
tion of the overall affairs of the Project. The By-Laws
submitted to the Commission permit the Developer to appoint
the initial managing agent for the Project. The Developer
has entered into a one-year contract (the "Management Con-
tract") with Aaron M. Chaney, Inc. as the initial managing
agent. The provisions of the Management Contract, which has
been filed with the Commission, provide for earlier termina-
tion for cause.
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HOUSE RULES: Purchasers and prospective purchasers are
advised to read with care the House Rules for the Project
which among other things provide that:

(a) Occupancy is limited to not more than five
persons per apartment;

(b) One small dog or one cat or one pair of small
birds may be kept in the apartment. Other types of animals
may be kept only if the occupant obtains written permission
from the Board of Directors. Occupants of any apartment
containing a pet are required to register their pet with the
managing agent and pay a deposit of $100.00 which will be
held without interest by the Association;

(c) No water beds shall be allowed in any apart-
ment.

The House Rules reiterate for emphasis certain
provisions from the Bylaws, especially those governing the
maintenance of a uniformity in exterior appearance.

STATUS OF PROJECT: The Developer has filed with the Commis-
sion coples of a construction contract with Harvis Construc-
tion, Inc. Commencement of construction is imminent and the
completion date is estimated to be in January 1981.
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The purchaser or prospective purchaser should be cognizant
of the fact that this published report represents informa-
tion disclosed by the Developer in the required Notice of
Intention submitted September 12, 1979 and information
subsequently submitted as of October 9, 1979.

This PRELIMINARY HORIZONTAL PROPERTY REGIMES (CONDOMINIUM)
PUBLIC REFPORT is made a part of REGISTRATION NO. 1173 filed
with the Commission on September 12, 1979.

This Report, when reproduced, shall be a true copy of the
Commission's Public Report. The paper stock used in making
facsimiles must be yellow in color.

STATE OF HAWAII

Distribution:
Department of Taxation
Bureau of Conveyances
Planning Commission, City and
County of Honolulu
Federal Housing Administration
Escrow Agent '

Registration No. 1173

October 12, 1979
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PACIF1C HIGHLANDS . . .
(Verify parking assign-
Parking Stall Assignments ments with the Condominium
Map, which shall control)

AptL.

No. Stall No(s).

201 1-26  (c) 1-29  (f)
202 1-27  (c¢) 1-37 (f)
201 -3 (f) 2-22  (c)
204 1-32 (1) z-21 (c)
205 1- 3 {e) =13 ({f)
206 -2 (o) l-14  (f)
207 -1 (e) 1-30 (f)
208 2-40A (f) 2-408 (f)
301 1-19  (f) 1-25  (¢)
302 1-36 ()

303 1-31 (f)

304 2-34A (1) 2-348 ()
305 2-41A (f) 2-41B (c)
306 1-42A (£) 1-428 (f)
7 1-41A (£) 1-41B (f)
308 1-24  (c) 1-33  (f)
401 2-35A (f) 2-35B (f)
402 1-22 ()

403 1-35  (f)

404 1-39%4 (f) 1-398 (f)
405 1-404 (f) 1-408 (f)
406 1-434 (f) 1-43B (f)
407 . 1-38A () 1-388 (c)
408 2-37A (f) 2-378 (f)
S0l 1-23  (c) 2-32 ()
502 1-28  (f)

503 1-21  (f)

504 1-18 (f)

505 1-20 (f)

506 2-43  (f)

507 2-42  (f)

508 . 2-38A (f) 2-388 (f)
602 1-16  {¢) 117 (f)
603 1- 8 (f)

604 - 9 (f)

605 =10 ()

606 =11 (f)

607 1-12  (f)

608 2-36A (f) 2-368 (f)
703 2-30 (1) 2-31  (f)
704 1- 7 ()

705 -6 (1)

706 - 4 (f)

707 -5 ()

708 2-39A (f) 2-398 (f)
804 2-28 (D) 2-29  (f)
805 1-15 (c) 2-24  (f)
806 =44 (<) 2-33 (f)
807 2-23  (c) 2-25 (f)
808 2-26  (f) 2-27 (§)

Parking Stail Assignment Code

Parking Level

Stall No. on Level

Stall Type: (f) = full
l (e) = compact

2-33 (f) 806 Apartment No.

Jﬁ::?Typical Parking Stall Notation

NOTE: For tandew stalls:

1. Scall no. with A" {s
adjacent to ainle.

2. Stall no. with "B" i@
at garage perilmeter
(outside of Stall "A").
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